
 
  

    
 
 

 
  

 
 

  
  

 
 

  
 

 
  

  
 

 
 

  
 

     
        

   
 

 
                

      
 

    
 

 
        

   
 

  
 

  
   
   
   

  
   

   
   
   
   

  

  
  

   

CAMPBELL COUNTY & MUNICIPAL PLANNING & ZONING COMMISSION 
MINUTES OF THE JULY 14 2020 MEETING 

MEMBERS PRESENT: 
Mr. Larry Barrow, Vice Chair 
Mr. Roger Mason 
Mr. CJ Peters, Chair 
Mr. Mark Turner 
Mr. Michael Williams 
Ms. Sharon Haynes 
Mr. Dennis Bass 

MEMBERS ABSENT: 
Mr. Edward Stubbs 
Mr. Justin Verst, TPO 

STAFF PRESENT: 
Ms. Cynthia Minter, Director 
Mr. Matt Smith, Legal Counsel 
Ms. Emily Woodward, Secretary 

Mr. Peters called the meeting to order at 6:00 PM.  Following the Pledge of Allegiance, Mr. Peters 
requested the secretary take attendance. The roll call found a quorum was present with Mr. 
Barrow, Mr. Mason, Mr. Peters, Mr. Turner, Mr. Williams, Ms. Haynes and Mr. Bass in attendance. 
Mr. Verst and Mr. Stubbs were noted as absent. 

Mr. Peters briefly reviewed the format for the evenings meeting as well as policies as they relate 
to COVID-19, and then turned the floor to Ms. Minter to present the staff report. 

Ms. Minter then introduced cases 231-20-ZMA-01 and 231-20-SDP-02, and turned the floor over 
to Ms. Minter. She clarified the difference between the two cases being presented.  

The Campbell County staff respectfully submits the attached report for review and consideration 
related to: 

FILE NUMBER: 
231-20-ZMA-01 

APPLICANT: City of Southgate 
PARCEL ID: PIDN 999-99-11-021.00 and 999-99-10-976.00 
LOCATION: I-471, US 27 & Blossom Drive in Southgate, Kentucky 
REQUEST: Zone Map Change from PO (78 acres) to R-1E/RCD (44 acres), R-3 

(29 acres) and GC (5) 

FILE NUMBER: 231-20-SDP-02 
APPLICANT: Ashley Development Group LLC 
LOCATION: I-471, US 27 & Blossom Drive in Southgate, Kentucky 
REQUEST: Site Development Plan and Conditional Use Permit for Memorial Point 

Residential Community 

Information concerning this case was made available for review at the Campbell County & 
Municipal Planning & Zoning Office and published on the county and city website and Facebook 
pages. 



 

   
 

   
 

  
 

 
  

 
 

     
     

  
 

 
    

 
 

       
     

    
  

       
     

 

     
    

 
 

    

  
   

   
     

   
 

  
   

 
  

This public hearing was advertised in the July 2 and July 9, 2020 editions of the Campbell 
County Recorder. This notice was mailed to the adjacent property owners.  Signs were posted 
on the site in accordance with Southgate Zoning Ordinance Article XVII, Section 17.0 D and 
Kentucky Revised Statutes (KRS) 100.212 Notice of hearing on proposed map amendment. 

Opportunities for public comments on the case have been provided by email, phone and in-
person. 

In addition, public displays describing the development were available at 1098 Monmouth, 3rd 
floor, Newport KY. 

Historical Site Background - From 1930 through 1961, the Beverly Hills Supper Club operated 
as a high-end dinner theater club. It featured national level entertainment and was a gambling 
venue.  During the 1950s and 60s, Kentucky nightclubs lost casino revenue and the Beverly 
Hills Supper Club closed. 

The nightclub reopened briefly in 1969 when a new owner acquired it, renovating the club to 
feature multiple banquet, dining and show rooms. It was refurbished again after a fire in 1970. 
As in its 1930 zenith, the club once again became a regional highlight, attracting major 
entertainment and hosting multiple events, banquets and shows within the same complex. 

Tragically on Saturday, May 28, 1977, the club caught fire. This is recognized as one of the 
worst nightclub fires in the US.  [Construction on I-471 had just begun].  This tragedy led to 
dramatic changes in building design and code-enforcement.  Numerous Federal and State fire 
and safety regulations were established as a result of this historic event. 

In 1989, the first redevelopment occurred on the site with the completion of a three-story office 
complex at the base of the hill. The balance of the property remains undeveloped and zoned 
Professional Office (PO). 

In 2020, Ashley Development Group, LLC came forward with a proposal to construct The 
Memorial Point Residential Community. Recognizing the significance of the events that have 
occurred on this site, the developer entered into a written development agreement with the City 
and committed to construct a memorial on the site which will be deeded over to the City of 
Southgate and remain open to the public. 

Per the signed development agreement, the City of Southgate is co-sponsor of the Zone Map 
Changes. 

The Ashley Development Group is the sponsor of the proposed development.  Viox & Viox is 
serving as the site civil engineer for the Developer. 

An acknowledgement of the pending sale of the property by the owner was included in the 
application packet. 

The site is within the City of Southgate and borders Ft. Thomas and Unincorporated Campbell 
County. 

The zone change request as well as the site improvement plans are presented concurrently and 
include these requests: 
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• Zone Map Change on two parcels encompassing approximately 78 acres (PIDN 999-99-10-
976.00 and 999-99-11-021.00) plus the existing public rights of way. This property is currently 
zoned Professional Office (PO).  In 2001, the property was acquired by Twin Towers Life 
Enriching Communities (LEC). The property is currently under contract with Ashley 
Commercial Group for the proposed development of the Memorial Point Residential 
Community. 

Requested Zone Changes include: 

o Approximately 44.5 acres to be rezoned to Residential One E (R-1E) with a Residential 
Cluster Development (RCD) overlay designed to accommodate a combination of detached 
and attached single-family homes; 

o Approximately 28.9 acres to be rezoned to Residential Three (R-3) designed to accommodate 
Apartments and an Assisted-Living Facility; and 

o Approximately 4.6 acres plus right of way along US 27 for a total in excess of 5 acres to be 
rezoned to General Commercial (GC) designed to accommodate a dedicated memorial. 

Article VIII, Section 8.4 identifies that zones bordering rights-of-way shall be extended out to the 
centerline of the rights-of-way. 

• Requested Conditional Use Permit for Assisted-Living Facility within the R-3 Zone 

• Requested limited waiver of the Subdivision Regulations for specified sidewalks due to the 
extensive hillside development conditions. 

Pursuant to KRS 100.231, 100.233, 100.237, 100.241, 100.243, 100.247, and 100.251, the 
Planning Commission may hear and finally decide applications for conditional use permits with a 
proposed development assuming all powers and duties otherwise exercised by the board of 
adjustments. 

Summary of Development Agreement 

The City of Southgate and Ashley Commercial Development Group have entered into a 
development agreement.  Per this agreement the projects will consist of four (4) phases: 

1) Two- and three-bedroom homeownership units (Single-Family Home Phase); 

2) An apartment complex consisting of a minimum of 100 and a maximum of 200 Class A 
apartment units (Apartment Phase); 

3) A for-profit assisted-living facility as well as support services (Assisted-Living Phase); and 

4) A public memorial, titled “Beverly Hills Fire Memorial”, to be built and developed as a 
memorial to the Beverly Hills Fire tragedy (Public Phase). 

The approximate value of this development will be $65 Million when completed. 

Several key items noted in the agreement include: 

o Front Access Road: During the development of the Project, Developer shall construct a 
permanent, publicly dedicated right of way road (per the City/Developer agreement, the 
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developer shall not be obligated to install sidewalks on the Front Access Road), extending 
from the development site on the Property and connecting to US 27. 

o Blossom Lane Access: Blossom Lane should not be used by construction traffic, including 
trucks, semis, equipment and debris hauling, unless Developer has received written 
approval for such use from the City and the County. 

o Single-Family Home Phase: The single-family homes shall consist of approximately 89 
two- and three-bedroom homeownership units and that of these, 20 to 25 of the single-
family homes shall be three-bedroom units that are complimentary to Fairway Crossing. 

o Apartment Phase: The Class A Apartments (as defined above) shall contain a common 
area with a swimming pool, indoor exercise equipment and common event center. 

o Memorial: The Beverly Hills Fire Memorial shall be constructed to commemorate the 
memory of the victims, and the bravery of the first responders. The City and Developer, in 
conjunction with other community members, shall work collaboratively in creating the 
design of the memorial. The memorial shall contain a minimum of five (5) (including one 
handicap accessible space) off-street parking spaces. 

o The site of the memorial should be constructed on or near the attached area as 
shown in Exhibit C (1). The construction should be of comparable type as Exhibit 
C (2), and the estimated cost to be as seen in Exhibit C (3). 

o There should be four memorial monuments consisting of the following: 

(1) Names of the victims who died in the fire, and a short story of the fire; 

(2) pictures of maps of the Beverly Hills site, including a map of placement of 
all rooms at the time of the fire; 

(3) a list of known federal and state fire and safety regulations implemented 
as a result of the fire; 

(4) a list of all responding fire and police units, as well as an acknowledgment 
to the City of Fort Thomas for allowing use of the Armory as a temporary 
morgue for identification of those persons who died in the fire; 

(5) a common paved area surrounding the monuments; 

(6) a reference point identified in the Park at the top of the hill through 
placement of a marker or placard depicting a map indicating where the 
Beverly Hills Supper Club was located. 

o Upon completion of the Public Phase, the City will assume ownership of the 
Memorial, and will maintain it as a public park. 

Submittal: 

The Southgate Ordinance details the requirements for Article IX, Section 9.20 - Site Plans, 
Article IX, Section 9.14 Conditional Uses, and Article XVII Section 17.0 - Zone Amendment of 
Maps. 
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SITE PLAN REQUIREMENTS: Total Area; Zoning; Public/Private Rights-of-way and 
easements; Topography; Residential Areas / Density (Attached, Detached); Nonresidential 
buildings (Commercial uses, Open space, Public / Semi Public Uses); Pedestrian Walkways; 
Streets; Utility Location; Utility Certification; Soil Types; Development Schedule 

In reviewing the Site Development Plan, the following items were noted: 

• Plans were submitted electronically to enable detailed review. 

• The site is zoned Professional Office (PO).  Proposed Zoning includes: Residential One E 

• 

• 

• 

• 

• 

(R1-E) Zone with Residential Cluster Development (RCD) Overlay, Residential Three (R-3) 
Zone and General Commercial (GC) Zone. 

The Future Land Use Map from the 2008 Comprehensive Plan identifies this area as Campus 
Style Office and Lower Density Single-Family Residential. 

The site is bounded by US Route 27 and Blossom Lane.  US 27 is maintained by the Kentucky 
Transportation Cabinet. Blossom Lane in the vicinity of this project is maintained by Campbell 
County.  Existing utility easements are noted on the plan including a 15’ water main easement 
along US 27. 

Topography lines were provided at two-foot intervals for the existing and future grading. The 
site has numerous areas that are topographical challenges. This topography supports the 
proposal for permitting a Residential Cluster Development with the preservation of open space 
and the need for waviers for sidewalks in areas of steep slopes. 

The property is currently vacant. 

Proposed residential uses are as follows: 

1) Single-Family Homes – These single-family home units will be a combination of attached 
and detached homes. Each home is on its own deed. Approximately 85 to 90 home 
ownership units are anticipated. It is anticipated that these homes be comparable to those 
located on Fairway Drive. They will consist of two- and three-bedroom units. Residential 
One E (R1-E) Zone with Residential Cluster Development (RCD) Overlay. 

2) Apartments – Approximately 100 to 200 Class A apartments are proposed.  For this 
development Class A apartments are defined as “luxury apartments, for renters by choice, 
with new, upscale, top amenities, that are professionally managed with little to no deferred 
maintenance that are comparable to other Northern Kentucky/Greater Cincinnati Class A 
apartment buildings”. Residential Three (R-3) Zone. 

3) Assisted-Living Complex – An assisted-living facility providing approximately 79 
units. It is anticipated that the complex will be constructed to a memory-care 
standard. Residential Three (R-3) Zone with a Conditional Use for Institution for Human 
Medical care. 
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• Proposed nonresidential uses include the placement of a memorial to be jointly designed with 
the City observing the historical events that have taken place on the site. The plan indicates 
five (5) off-street parking spaces. The memorial will be transferred to the City of Southgate. 
General Commercial (GC) Zone along US 27. 

A park-like setting will also be established at the top of the hill to be located between the 
Assisted-Living facility and the Apartment complex. This proposed park will have an 
additional reference related to the site’s historical significance. 

• 

• 

Additional open space is noted surrounding the single-family units. It should be noted that 
the City of Southgate is a Tree City USA and promotes the installation and maintenance of 
high-quality landscapes. 

Pedestrian Walkways are indicated within the proposed residential areas.  No sidewalks are 
proposed to be added along US 27 or Blossom Lane. 

Proposed local streets are as follows: 

o Memorial Point Drive - Local/cul-de-sac street. This drive is in the approximate location 
of the existing driveway to the top of the hill.  A full depth replacement is required. 
Retaining walls will be required. A 50’ right of way will be dedicated. However, a portion 
(approximately 600 feet) of the 50’ right of way will be offset from the centerline of the 
road. The extra width of right of way on the offset side will be additional area behind the 
proposed wall. Pavement width will be 25'.  No sidewalks are proposed along Memorial 
Point Drive based on the Development Agreement and the pedestrian incline. A waiver of 
Subdivision Regulation Section 405 Q for sidewalks is requested.  No on-street parking is 
proposed. 

o Gate Court (Blossom Lane to Hill Street) - Local/cul-de-sac street.  Dedicated right of way 
60' with 37' pavement with an island.  Sidewalks are indicated on both sides.  No on-street 
parking is proposed. The intersection of Gate Court and Blossom is proposed as 3-way 
stop. 

o Gate Court (Hill Street to cul-de-sac) - Local/cul-de-sac street.  Dedicated right of way 50' 
with 25' pavement.  Sidewalks are indicated on both sides. Parking is proposed on one 
side only (opposite water main). 

o Hill Street - Local/cul-de-sac street.  Dedicated right of way 50' with 25' pavement. 
Sidewalks are indicated on both sides. Parking is proposed on one side only (opposite 
water main). 

o Streets A and B - Local/cul-de-sac street.  Teardrop cul-de-sac design with 50' dedicated 
right of way and 25' Pavement.  Sidewalks and parking are proposed on one side only 
(opposite water main).  A waiver of Subdivision Regulation Section 405 Q is for sidewalks 
on one-side requested due to the topography and need to avoid conflict with the water 
main. 

o An optional cart path to the Country Club property is proposed. This access is subject to 
approval by the Country Club. 

• Proposed utility locations are indicated for water, sanitary sewer, stormwater detention, gas, 
and electric.  Major utilities are proposed to be underground. The developer has also buffered 
for a mini-cell site (distributed antenna) to service the complex. 
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